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This project, as with any academic exercise, has 
been a learning experience to broaden my architectural 
education. In undertaking this project, I not only 
concentrated on the architectural solutions and design 
wroposals, but also the steps that make an initial 
architectural proposal come to fruition. 
The objective of this project was to gain an under-
standing of the pre-design processes that preceed 
the formation of a program which is then given to 
the architect. In any property development project 
the pre-design aspects, such as site selection, planning, 
market analysis, feasibility studies, and financing, 
ultimately affect the design program and proposals. 
An architect ' s understanding of these processes will 
greatly enhance l1is ability to serve his client and 
becon1e a more productive member of the development 
team. 
This analysis will encompass the pre-design as 
well as the design aspects needed in order to put 
together a successful residential development. It 
will begin with background of housing and background 
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CLEMSON UNIVERSITY LIBRARY 
of the project, pre-design methodology and programming, 
along with a market analysis, culminating in a final 
architectural solution. 
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PROBLEM STATEMENT 
The problem is to put together a sound, realistic 
proposal for a residential development. The planning 
and design of this development should prove to be 
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The city of Columbia is embarking on a very ambitious 
plan to revitalize the central city area, commonly 
known as the Congaree Vista, which includes expansion 
to the riverfront and is proceeding to handle the 
extensive growth which is forecast for the city . 
For the past several years, study after study has 
been done for the city to guide their directions 
in this endeavor. One of the dominant conclusions 
from these studies has been to utilize and enhance 
much of the vacant or underutilized land found in 
the downtown area and extending to the Congaree River. 
The potential of Congaree Vista is just beginning 
to be r ealized and calls for creative and thoughtful 
planning in order fo r this are to become all it should 
be . 
Since the Constantinos Doxiadis Plan in the late 
196o's, there have been various ideas for revitalizing 
downtown Columbia . But every plan has recommended 
the development of the 768-acre tract of underused 
land located west of Main Street and running down 
to the banks of the Congaree River/Columbia Canal . 
1 
That 160-square-block area, known as the Congaree 
Vista, is bounded by Blossom Street on the south, 
Assembly Street on the east, Elmwood Avenue on the 
north and, on the west, the river/canal. 
The Congaree Vista is a diverse territory, most 
of which is relatively unknown and inaccessible to 
the majority of citizens who live and work in the 
greater Columbia area. The face of the Congaree 
Vista is marred by the prison buildings of the Central 
Correctional Institution, miles of crisscrossing 
railroad tracks, crumbling buildings and tenement 
shacks, a maze of dead-end streets and acres of tangled 
underbrush. But even these eyesores do not obscure 
completely the Congaree Vista's actual and potential 
beauty. 
Some of the area's assets include Arsenal Hill, 
a designated historic district which includes the 
Governor's Mansion comp lex; the old Sidney Park site, 
a five-square-block vacant basin which was once the 
city's first public park; and virgin, waterfront 
lands with breathtaking, scenic vistas of the river 




There is a plan for creating a below-street-
grade corridor which would consolidate the railroad 
tracks, eliminate street-level crossings and reduce 
the noise level of passing trains. This, in turn, 
would permit the removal of the unsightly trai11s 
and tracks from much of the Congaree Vista and open 
it up for new development. Just what is this new 
development is the question being asked by city officials, 
by the people who live and own property in the area, 
by other interested citizens and community leaders 
and by city council-appointed committees which are 
studying the socio-economics of the area to make 
recommendations about the orderly developn1ent of 
the Congaree Vista. 
Some of these projects are already under way: 
some are in the planning stages; and still others 
await future creative thought and application from 
both public and private interests to determine the 
success or failure of the area. Nationally 
recognized city planners have repeatedly described 
as "unique" tl1e opportunities avail able to Columbia 
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for developing such as vast expanse of land so close 
to the downtown area, to the state government complex, 
to the University of South Carolina and to the Congaree 
River. 
The central business district has gone through 
much revitalization and renewal over the past few 
years. Along with this renewal are plans for extensive 
development along the Congaree River to include a 
riverfront park, renovation of the Columbia Duck 
Mill for use by the State Museum, relocation of the 
Central Correctional Institution, and some possible 
retail and corrunercial development. Also on the boards 
are plans for an extensive park to run through the 
city, commor1ly known as the Greenbelt, and a renewal 
of adjacent properties to include more retail, commercial, 
and possibly some residential development . 
These developments will bring much added interest 
and amenities to the Co11garee Vista. llowever, 
revitalization of the area would not be complete 
without the inclusion of residential developments. 
Retail and commercial activities bring people to 
the area during the daytime but for tl1e central city 
lh 1 s t: msts e sn·,cewe e ,s e e u a 
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to remain active and vibrant, the environment must 
also include residential areas in order to maintain 
vitality after dark. With the aforementioned 
developments, the Congaree Vista could be a convenient 
and exciting place to live. And for true revitalization 
to occur, people will have to be able to call Congaree 














HOUSING - BACKGROUND AND ANALYSIS 
HISTORICAL BACKGROUND ------·- --------------------------
Residential Developme~t 
Man has always been a social creature, especially 
in regard to his living environment. Humat1s have 
characteristicaJ.ly grouped themselves together in 
order to carry out the necessary functions of everyday 
life. Cormnunal living met the people's needs for 
protection, consolidation of the workforce, and social 
interaction. And with this communal living, the 
genesis of residential development was formed . 
Residential development began in America wlth 
tl1e numerous colonies on the At J.antic. seaboard . As 
time progressed a11d these colonies grew, people began 
to move westward. This was the beginning of the 
great western expansion of the 1700-1800s. With 
the great availability of land, roost residential 
settlements consisted of a few small to,ros and outpc.>sts 
,-1hich later grew into cj ties. Ho,-vever, the majority 
of resj.dential development was of a rural nature 
u11til the nineteenth century. 
It was then that people began to move to the 
6 
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cities to take advantage of the newly invented amenities 
they had to offer: work, electricity, security, 
telephones, etc. In 1790 only one of thirty Americans 
lived in towns and cities and by the end of the nineteenth 
century that figure had grown to one in three. 1 This 
fact clearly illustrates the growing trend to urban 
residential development. 
The amenities of city life soon lost their glamour 
as the influx of vast numbers of people created over-
crowding and slum areas. The invention of the auto-
mobile in the early 1900's began a trend which is 
still very much in evidence today - st1burban residential 
development. Americans began to live in less crowded 
areas outside the cities and commute to their jobs 
inside the cities. This trend has shown a few signs 
of a slowdown only today because of the vast improve-
ments and rehabilitation now going on in the central 
area of many cities. 
Townhouses and Condominiums 
Townhouses have had a ricl1 American heritage 




lots have a long history in the east, in San Francisco 
and other cities. However, it was the block develop-
ments with a central court that provided the impetus 
for the few "townhouse on tl1e green" developmer1ts 
that began appearing in the late 1950's and early 
1960' s. FHA a11d VA approval of home mortgaging for 
townhouses provided developers with a financial 
foundation for the rapid growth of townhouse develop-
ments in the 1960's.
2 
As contrasted to townhouses, condominiums have 
had a more recent history. More than eigl1ty-five 
percent of condominium units in inventory as of 
April 1, 1975 were built since the ]970 census. 3The 
recession of the mid-1970 's slowed the moment11m of 
townhouse/ condominium construction. l-lany poorly 
conceived and overbuilt developments were exposed 
at that time. Following a period of adjustment, 
tl1e trend toward condominium and townhouse construc-
tion has continued. Less experienced builders/developers 
have been replaced by more experienced and sophisticated 
developer/ design teams, arid townhouses and condominiums 
















continue to provide an increasing percentage of the 
new homes under development. 
Current Trends and Outlook 
In spite of the traditionally promoted truism 
that Americans desire a detached home on a private 
lot, today more and more homes are townhouses and 
condominiums. Underlying factors that will support, 
on a sustained basis, the increasing trend toward 
townhouse and condominium ownership include: 
-a public policy approach by some major cities 
to aid stability by promoting ownership and 
encouraging an increased number of housing 
units to counteract a decreasing population 
trend 
-a decreased number of rental apartments 
being built due to rising maintenance, 
construction, and financing costs, the impact 
of present rent controls or the threat of 
future rent controls, and tenant/landlord 
problems 
-the surge of infill and bypassed parcel 
development, redevelopment, and rehabilitation 
9 
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(this activity has been reinforced by buyer 
preferences, energy considerations, and 
ease of development due to existing infra-
structure) 
-the dramatic increase in the cost of housing 
due to inflation and higher mortgage interest 
rates 
-and the rising cost of land, especially 
high amer1ity sites 
Of these factors, inflation of the money supply, 
resulting in higher prices, l1as perhaps the most 
dynamic impact on the townhouse/condominium market. 
Rising prices have caused an accelerated change of 
attitude by potential homebuyers . Townhouse/condominit1m 
ownership is now considered an attractive living 
alternative and a means of building future equity. 
The recent tendency toward conversion of existing 
rental property has accelerated the percentage of 
homes under condominium ownership. 


















-efficient construction and land development 
costs 
-land conservation - by using less land for 
a given number of homes and preserving open 
space 
-lower long-term public maintenance and energy 
costs 
-a means of stabilizing arid diversifying 
existing neighborhoods 
-improved environmental quality 
-a more secure home and community 
-a lower maintenance lifestyle 
In spite of these obvious advantages, the outlook 
for townhouses and condominiums is mixed. On one 
hand, current population trends and lifestyles, in-
flation, and increasing material and energy costs 
indicate great demand for well-planned townhouse/ 
condominium developments. On the other hand, the 
construction of townhouse/condominiuffi homes may come 
under the shadow of increasing regulatory control. 
Although townhouses and condominiums are similar 
to other housing forms in that they are affected 
11 
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by many of the same supply and demand factors, these 
newer housing forms do not conform to the familiar 
single-family development process. Thus, a townhouse/ 
condominium project may obtain a higher profile and 
increased public scrutiny. 
Environmental assessments, impact statements, 
referendums, local and state development regulations, 
and financial institution requirements may cloud 
the hopes of many who would build or buy in these 
new environments. For instance, multi-jurisdictional 
units of government, such as the watershed distri~t, 
the Dep?rtment of Natural Resources, and municipal 
govermnent agencies, are typically involved in the 
approval process for even a simple drair1age ditch. 4 
This multi-level process may be lengthy, involving 
coordin~tion problems, and may result in added costs 
for the f i11al townhouse or condominium. 
While the development of townhouses and condominiums 
remains under a complex regulatory structure~ creative 
and experienced developers will question more fully 
the added risks of this type of construction~ To 






certainty of a saleable product, but the legally 
definable certainty that all necessary permits have 
been obtained or are quickly attainable while the 
market for the product being developed still exists. 
Above ~1 else, the developer needs a competent design 
professional knowledgeable in the entire development 
process. 
- - - . - .... . ~ .. ~·"" ... ))SU 
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ACTIVITIES AND ANALYSIS 
Pupose and Needs 
With tl1e interest of the individual in mlnd, 
the factors of livability are central to a carefully 
designed, environmentally sound townhouse/condomimium 
project. These factors of livability are function 
and safety, privacy and security, identity and character, 
and community and interaction.
5 
Function and Safety 
A townhouse/condominium community must basically 
provide shelter in a functional and efficient manner, 
being organized, understandable, reasonably accessible, 
and safe. Generally, these goals are attained by 
combining compatible conununity elements and separating 
conflicting factors. For instance, a number of large 
windows oriented toward a beautiful vista take advantage 
of a compatible element - a natural amenity - thus 
enhancing livability. Separation of roads from walk-
ways increases safety and eliminates a conflicting 
factor. Garbage/trash storage separated from the 
entries of the home again designs function and liva-
bility into the residential surroundings . 
14 
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Privacy and Security 
People need the option of controlling their contact 
with other activities and people at certain times . 
Besides visual contact, this privacy should include, 
as much as possible, control over noises, lights, 
and odors . Private areas within the confines of 
a home, privacy from neighbors sharing a common wall, 
and private outdoor spaces are vital. Security is 
a provision for defense against intruders or strangers 
that violate a person's privacy. Separated, private 
home entrys and careful window placements play a 
significant roll in designing privacy into a housing 
unit. From a land planning standpoint, a single 
community entry will make the entire community more 
of a private court that a dangerous thoroughfare, 
; 
enhancing both privacy and security. 
Identity and Character 
People express their individuality through the 
ownership of distinctive and unique property. Their 
homes and surroundings play a central role in this 
image-setting function. Tl1e preservation of a large 
tree near an individual's front door lends instant 
15 
character, while forceful architecture and other 
created site features add distinction. A carefully 
designed conununity entrance may also add special 
character and identity. As people are very conscious 
of community identity, once achieved, it will greatly 
contribute to the success of a development. 
Community and Interaction 
In a townhouse/condominium community, interactions 
need not and should not be forced. As mentioned 
previously, there must be provisions for privacy. 
However, those convenient opportunities for social 
contact that are planned and designed into the community 
will be recognized and used as desired. Community 
amenities, such as a convenience store or the deck 
area of a swimming pool, provide places for social 
interaction. Within the home itself, provision for 
social interaction should also be made by designing 
a "hearth" - dining room, country kitchen, or family 
room. The "hearth" should be planned for maximum 
family/guest interaction. 
















THE HOUSING UNIT 
A housing unit is defined as a form or group 
of spaces intended for occupancy as separate living 
quarters for an individual or family that does not 
eat or live with any other person within the structure. 6 
The housing units break down into two basic categories: 
detached, which is free standing and has open space 
on all sides; or attached, which is one of a group 
of units joined by one or more vertical walls. Detached 
units are connnonly called single-family, and attached 
units are called multi-family. 
The types of buildings used for housing range 
from detached single-family dwellings to high-rise 
apartment houses. Often a housing development will 
consist of only one type of housing, but in relatively 
large developments a mix or range will occur. Typical 
combinations would be single-family and garden apart-
ments, or townhouses and high-rise apartments. The 
actual types are dictated by planning considerations 
such as densities, type of occupancy, economics, 
and community housing needs. 
17 
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Multi-Family Units 
There are two major variations of the multi-family 
scheme: the two-family attached house and the row-
house. 7 
The two-family attached house, more commonly 
called a duplex, is arranged with the separate units 
joined at a common property line. This situation 
allows for maximum use of the site. Some design 
flexibility is given up, however, since the two units 
must be directly adjacent to one another. 
The row-house is a string of three or more units 
and gives maximum density with maximum design flexibility. 
Natural light and ventilation can be utilized in 
the most effective way. The shifting of the units 
may form private courts and patios. The disadvantages 
of this housing include, loss of some privacy, and 
loss of extensive private areas for personal use. 
Good planning and design is therefore necessary to 
provide maximum privacy for each individual unit. 
Townhouses and Condominiums 
Townhouses and condominiums are two variations 



















confusion as to the exact definitions of these two 
terms and many times they are even used interchangeably. 
Townhouse is generally defined as, an attached house, 
usually with two or three floors, with the living 
area on the main floor and the bedrooms upstairs. 8 
It is an independent dwelling on an independent lot, 
which is attached on both sides to a similar dwelling 
on both adjacent lots. Whereas townhouse refers 
to the physical form of a type of home, condomimium 
is a term which refers to a form of ownership. This 
term may be applied to any type of housing - including 
townhouses, single family ,Jetached units, and high-
rise structures. A condomimium is a dwelling where 
the homeowner has a deed to a volume of space above, 
below, or beside another home, particularly in a 
garden, mid-rise, or high-rise structure. The condominium 
form of ownership provides for community association 
maintenance of the common property and structures 
surrounding the homes. In a townhouse development, 
ownership of the conunon property as well as maintenance 





















Unit types are sometimes classified by the number 
of bedrooms they contain. These classifications 
are efficiency, one-bedroom, two-bedroom, three-
bedroom, and so forth. Each of these unit types 
satisfies a certain need and a certain client and 
has its own design considerations. 
Ef f ic_iency Unit 
' 
The efficiency apartment consists mainly of one 
large room combining living, eating and sleeping 
activities. An alcove may be provided for a kitchenette 
with minimum facilities. It is also provided with 
a full bathroom. The essential design feature is 
the flexibility of the main space to be used alternatively 
for living, sleeping, and dining. Most often, a 
convertible sofa-bed is used to achieve this flexibility 
and the entry foyer can be used as a dining area. 
A critical problem is storage of clothes and a dressing 
area, which is oflen less than minimum. The • size 
of an eificience can range fr om approximately 200 
to 500 square feet. The FHA minimum requirement 








square feet. Efficiency apartments are generally 
occupied by single persons, young married couples 
without children, or elderly couples. The maximum 
number of occupants should be two persons. Beca,1se 
of the of occupancy, no or few children are 
generated from this size apartment. Single persons 
and young married couples are a relatively mobile 
group because of changes in status or tl1e arrival 
of children. As a result, this type of occupancy 
will see a faster turnover than older f amilies. The 
elderly tend to be more stable. When the efficiency 
unit increases substantially in size beyond the minim1m 
size, it usually is referred to as a "studlo" aparttllent. 
This type of unit occupies as much space as a one-
bedroom apartment or more. However, it still is 
arranged as an efficiency apartment but with a feeling 
of openness and spaciousness. This type of apartment 
is usually restricted to luxury-type housing and 
has a special appenl for use by professionals such as 
artists and photographers. 
One-Bedroom Unit 
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(a separate tlinth~ room is very rare), a kitchen 
area, a bedroom, a bathroom, and an outdoor terrace, 
which is optional. The main object of a one-bedroom 
unit is its compactness . A full range of activities 
is anticipated within a minimal area. The foyer 
is frequently used as a dining space. The kitchen 
is often minimal. The size of a one-bedroom unit 
can range from 400 square feet to 700 square feet. 
The FHA requirement for a one-bedroom unit is 
approximately 500 square feet. The addition of an 
outdoor terrace will add to the spaciousness of the 
unit. One-bedroom units are occupied by two or three 
persons. This could include a wide range of individuals, 
such as, young married couples with or without a 
child, elder]y persons, or unrelated single persons 
sharing a unit . Whether the occupancy is stable 
or has a quick turnover will be directly related 
to the type of occupancy. The one-bedroom unit can 
be expected to yield a greater number of childre~ 
than the efficiency. Also, this type of apartment 
can be used as a transition between hon1e-otmership 
22 
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and relocation to a different community by elderly 
persons. 
Two-Bedroom Unit 
The two-bedroom unit consists of two bedrooms, 
a living room, a dining area (usually part of the 
living room), a full kitchen, a bathroom, and possibly 
an outdoor terrace. In some units, an additional 
half-bath, consisting of a water closet and washbasin, 
may be included. The two-bedroom unit is considered 
the average size for a typical family with one or 
two children. The range of family activities is 
anticipated within the dwelling unit. The arrangement 
of rooms should be such to permit a reasonable separatlon 
of living activities (kitchen, dining, living) from 
sleeping activities . The size of a two-bedroom unit 
will range from 500 square feet to 1200 square feet. 
The FHA miniml1m requirement for such a unit is 
approximately 650 square -eet. An outdoor terrace 
is important to add to tl1e livability of the unit. 
The 8verage occupancy of two-bedroom units will be 
a family with one or two children. Often a third 




















number of occupants will be a minimum of two persons 
and a maximum of four persons. Due to the type of 
occupancy, the two-bedroom unit will yield one or 
two children of school age. Also , as an average 
family, they will require a full range of municipa] 
services. 
Three-Bedroom Unit 
The three-bedroom unit consists of three bedrooms, 
a living room, a dining area, a full kitchen, one 
or two bathrooms, and an outdoor terrace. Some units 
will have two bathrooms, while public housing may 
still have only one. The three-bedroom unit is generally 
considered for large families with three or more 
children . A larger living and dining area is neceBsary 
for the larger family. Consideration should be given 
f or the greater privacy for each member of the family. 
The size of the three-bedroom unit will range from 
600 square feet to 1400 square feet. Tl1e FHA minimum 
requirement for such a unit is approximately 800 
square feet. An outdoor terrace is important to 
add to the livability of the unit. Occupancy is 
expected to be for a large family with three or more 







children. Frequently, however, family size may be 
increased by other family members, such as in-laws 
or grandparents, rather than more children. Elderly 



















ROOMS AND ACTIVITIES 
Kitchen 
The kitchen is an area where many different functions 
occur. These normally include: 
-food preparation and cleanup 
-food storage 
-utensil and general storage 
-eating 
-laundry 
-and other miscellaneous activities. 
The kitchen receives intensive use by most families, 
whether it is in a single-family house or a high-
rise apartment. 
The most common type of kitchen arrangements 
are the straight-line or galley, the parallel, the 
"U" type, or the "L" type. The galley-type arrangement 
is used for kitchenettes that require a minimum of 
equipment. The parallel and "U" arrangements are 
considered the most efficient in regard to movement 
and working arrangements. The "L" is more common 
wl1en used in a large kitchen, which makes possible 












The food-preparation function has received a 
great deal of study and analysis . The sink, the 
range, and the refrigerator have been the traditional 
elements of food preparation and cleanup. Over the 
years, each of these elements has become increasingly 
more extensive. For example, from a simple sink 
it follows into a double sink, disposal units, and 
a dishwasher. The range has evolved into a wall 
oven, double oven, grill, barbecue pit, rotisserie, 
and microwave oven . The refrigerator has evolved 
into a large-sized refrigerator, separate freezer, and 
ice-making equipment. The development of the sink 
disposal units and compactors have greatly helped 
in the cleanup of the food preparation. The increasing 
use of a large battery of mechanical appliances, 
such as mixers, blenders, and slicers, are adding 
to the complexities of the kitchen. 
Food storage is an essential component of the 
kitchen. Over the years, the type and packaging 
of foods available on the market has changed considerably. 
There has been a tremendous increase in prepackaged 
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are now available. It can be reasonably anticipated 
that additional storage space for frozen foods will 
be needed. Sufficient storage for canned goods and 
other foods not requiring refrigeration is also needed. 
Space for utensils includes storage for dishes, 
pots and pans, utensils, and appliances. With the 
increased use of such electrical appliances, their 
storage becomes a significant problem. General storage 
requires space for linens, towels, and kitchen supplies. 
Included in this category are brooms, mops, and other 
cleaning equipment and supplies. 
The laundry activities are often assigned as 
part of the kitchen or directly related to it. The 
laundry function requires a clothes washer, dryer, 
sink, ironing board, and storage for both dirty and 
clean laundry. 
One of the primary functions of the kitchen has 
been to provide a place for informal or family eating. 
This is different than guest or formal dining in 
a separate dining room or area. The informal dining 
generally consists of breakfast, lunch, snacks, or 






should be clearly defined as a separate functional 
area. A frequent and desirable arrangement is the 
combined kitchen-dining area. There is also the 
possibility for a kitchen-family room arrangement. 
In addition to all of the specific functions 
indicated, the kitchen also serves as the headquarters 
for a wide variety of other family activities. Some 
of those include entertaining, children's study and 
homework center, children's recreational area, ironing 
and clothes drying, sewing, care of the baby, a shop 
for making repairs on household articles, hobby center, 
and conference center. In essence, a large percentage 
of the real farrLily living takes place in the kitchen. 
Dining_ Room 
The dining area should be large enough to accommodate 
comfortably all members of the household. In addition, 
provisions for additional guests are necessary. If 
no cabinets or breakfronts are used, the minimum 
size should be 10'-0" x 10'-0". If some furniture other 
than table and chairs is used, the minimum size should be 
12'-Q" X 12'-Q". 
Tables must be large enough to accommodate serving 









The tables desjgnated for seating on two sides are 
generally larger than those specified for seating 
on four sides. However, seating on two sides almost 
invariably requires less room space. Sufficient 
c learance should be allowed for passage and for other 
furniture. 
Living Room 
The • s1.ze of the living room should reflect the 
size of the dwelling unit and the economic status 
of the occupants . A living room for a three or four-
bedroom dwelling unit requires more space for its 
occupants than one for a one- or two-bedroom 11nit. 
Luxury units will necessarily need more space to 
accommodate more furnishings. In any case, the minimum 
room with no dining facilities should be approximately 
180 square feet but preferably around 200 square 
feet ./O 
In many cases , one end of a J.iving room is used 
for dining. Often this area is arranged in an "L" 
shape to achieve greater definition or privacy from 
the Jiving activities. Dwelling units with three 















or clearly defined dining areas. 
The range of activities generally includes a 
conversation (sitting area), relaxation area (books, 
T. V. , and music center), a work area (sewing machine, 
desk and chair), and an entertainment area (bar, 
card table, or terrace). Often it is the center 
of childplay if there is no space in the kitchen. 
The minimum width of a living room should be 
11 ' -0" to 12'-0". The recommended width is 14'-
0"· II There should be no through traffic in the living 
room. Preferably, the llving room should be a dead-
end space with all traffic handled at one end. 
The major problem is to provide flexibility in 
order to achieve the various activities, separation 
and some degree o f pri,racy is required . When the 
living room is combined with a dining area, the dining 
area should be offset into an alcove or be clearly 
identified as such. 
Bedroom 
Tl1e bedroom, in addition to being a place to 
sleep, may contain other activities. These include 
relaxation (terrace, lounge chair), work area (desk, 
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sewing machine), entertainment (radio, books, T. 
V. and music center), dressing (closets, dressing 
table), and children's recreation and study areas. 
The major characteristic of the bedroom is the 
privacy it provides and the complete separation from 
other parts of the dwelling. Bedrooms may have single 
or double occupancy. More than two persons per room 
is considered overcrowding. 
The minimum size of a bedroom, not including 
closets, sl1ould not be less than 10' -0'' x 10' -0". A 
recommended minimum should 10'-0" x 12'-0". Larger 
bedrooms should not be less than 12'-0" x 16'-0". 
The matn, or master, bedroom should be a minimum 
of about 125 square feet, excluding closets. Many 
main bedrooms are much larger, especially in private 
homes and luxury apartments. In planning, both twin 
beds and double beds should be considered; adequate 
closet space is required. In many new 11ouses or 
apartments that have more t11an one bathroom, the 
second bathroom is often located off the master bedroom. 
Secondary bedrooms are always smaller than the 
main bedrooms. The minimum size is approximately 
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100 square feet with a minimum dimension of 8'-6" 
to 9' -0". 14, They are usually planned for sir1gle or 
double beds. 
A larger proportion of the bedroom floor area 
is occupied by furniture than is the case with any 
other room; windows and doors account for a large 
percentage of the wall and partition space. These 
two factors complicate the planning of bedrooms, 
especially when the rooms are small. 
Because of the room layout, some bedrooms with 
smaller areas better meet the needs than larger ones. 
The location of doors, windows, and closets must 
be properly planned to allow the best placement of 
the bed and other furniture. 
Privacy, both visual and sound, are desirable 
for the bedroom. Children's bedrooms should be located 
away from the living room, because conversation in 
the living room may prevent the children from sleeping. 
Closets should be used between all bedrooms whenever 
possible. 
Each child needs a space that is his own to develop 














rights of others. The ideal plan would provide a 
bedroom for each child, but since this is not always 
possible, there should be a bed for each. 
The minimum room width shall be determined by 
the space required for the bed, activity spoce, and 
any furniture facing the bed. Widths less than 9' 
-0" will usually require extra area to accommodate 
comparable furniture. 
Aside from sleeping, the bedroom is the center of 
dressing and undressing activities. An interrelationship 
exists between dressing, storage of clothes, and 
the bedroom. 
Inevitably, in a small apartment, it is not only 
economical but necessary to plan the use of the bedroom 
for more than one activity. It is essential to 
incorporate in the bedroom other functions such as 
relaxation, work, or entertainment. 
Bathroom 
Each dwelling unit should have a bathroom with 
enough area to accommodate a lavatory, a water closet, 
and a bathtub or shower. Arrangement f or the fixtures 
should provide for comfortable use of each fixture 
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and permit at least a 90 degree door swing unless 
sliding doors are used. 
The bathroom should be convenient to the bedroom 
zone, and accessible from the living and work areas. 
Linen storage should be accessible from the bathroom, 
but not located within the bathroom. 
Each complete bathroom should be provided with 
the following: 
(a) grab-bar and soap dish at bathtub 
(b) toilet paper holder at water closet 
(c) soap dish at lavatory 
(d) towel bar 
(e) mirror and medicine cabinet or equivalent 
enclosed shelf space 
(f) in all cases where shower head is installed, 
provide a shower rod or shower door 
Each half-bath should be provided with the following 
items: 
(a) toilet paper holder at water closet 
(b) soap dish at lavatory 
(c) towel bar 
(d) mirror and medicine cabinet or eqttivaler1t 
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enclosed shelf space. 
Outdoor Living Space 
Space for living, dining, or just relaxing need 
not be confined to the interior of a dwelling unit. 
Full advantage of outdoor living areas should be 
taken, especially where the climate permits it for 
more than a few months of the year~ By properly 
designing and integrating the indoor-outdoor areas, 
the entire living space can be greatly enhanced at 
a minimum of cost. The most common methods used 
are the balcony, terrace, patios, and enclosed porches. 
The balcony is usually designed as an extension 
of an apartment unit in a high-use building. In 
the past, most have been constructed for limited 
use and inadequately sheltered. Since the balcony 
is above the ground and in close proximity to other 
balconies, privacy and protection is most essential. 
Also, because of the construction cost, balconies 
have tended to be minimal in size. 
The terrace is generally related to the extension 
of the first floor at grade level of the living-dining 




terraces have tended to be more expansive than balconies. 
Terraces related to multipurpose rooms or even bedrooms 
are not uncommon. Patios are similar to terraces 
and always located on the lowest levels on grade. 
The enclosed porch is not truly an outdoor space 
because it usually has a roof overhead and partially 
enclosed. However, it does serve as a transitional 
or in-between area of the indoors and the outdoors. 
All outdoor spaces should have ample space to 
properly function, be adequately screened and sheltered 
for privacy, and be functionally integrated with 
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CASE STUDIES 
Vassar Place Apartments 
Vassar Place Apartments is located in Houston, Texas 
and was designed by Howard Barnstone & Associates. The 
project consists of ten units whicl1 were added to an 
existing apartment development. The architect has sought 
to keep the neighborhood from becoming overly stratified 
by incorporating a range of apartment sizes and rents, 
from a small efficiency unit to a 2,100-square-foot, 
three-bedroom, three-bath, two-story townhouse. 
The structure is wood frame, with painted, striated 
plywood exteriors and plasterboard and plywood interiors. 
Floors are surfaced with vinyl asbestos or sisal matting. 
Each apartment has been provided with individual heating 
and air-conditioning units. 
The great advantage of these apartments is that they 
offer great individuality and privacy in an apparently 
random but carefully controlled arrangement of units. 
The architect and owner, Howard Barnstone, connnents 
that, "privacy, the watchtvord of so many garden apartments 




walled courts on the interior of the circle.'' However, 
one drawback to this design is that the privacy of the 
bedrooms is lost because they are opened to the street. 
Esplanade Village 
Esplanade Village is a 105-unit rental cormnunity 
located in Redondo Beach, California and was deslgned 
by Brent, Goldman, Robbins, & Brown. Careful planning 
and massing has resulted in an orderly plan with eight 
apartment variations; 20 percent efficiencies, 40 percent 
one-bedroom, 20 percent two-bedroom, and 20 percent 
three-bedroom units. Explanade Village steps down a 
1.2 acre suburban site and has a density of approximately 
89 units per acre. 
The rental market in the area dictated the use of a 
tl1ree-story wood frame construction. Exterior walls 
have a plaster finish, patios and open corridors are 
fitted with metal railing and sloped roofs are finished 
in asphalt shingle. Standard components and details are 
employed throughout. 
The main advantage of this design is that it creates 
an important sense of place and community. In spite of 
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the simple construction, the rigorous ordering of forms 
and the fairly substantial densities, Esplanade Village 
has a very inviting character . Part of it results from 
the openness of stairs and corridors and the outdoor 
lifestyle these elements imply. More of it is due to 
the careful siting and massing of the design. 
5825 Dorchester 
This apartment project is located in Chicago and 
was designed by Skidmore, Owings, & Merrill. It consists 
of 35 units, 28 of which are in the 15-story tower and 
the remaining 7 units around the base of the tower. 
is located just north of the University of Chicago 
Midway Plaisance and was designed to house personnel 
from the university. 
It 
The concrete sheer walls of the tower cantilever from 
the building core, and act as partitions between a11d 
within apartments and as enclosing exterior walls around 
the garden units: textured architectural concrete for 
the piers and sheer walls. Spandrels are of black 
aluminum. 
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of the tower with the garden units. The tower and 
garden apartments are combined in this group with 
remarkable skill to achieve an unusual degree of 
seclusion and, at the same time, openness. The tower 
rises to a height of 15 stories from the reinforced 
concrete bearing pi~rs which surround the elevator 
lobby at the entrance level. The one-story garden 
apartments are arranged along the sides of the almost 
square site, and are entered from the conrt in which 
tl1e tower stands. A full level under the entire site 
provides for a parking garage and for all services. 
Kennedy Plaza 
The Kennedy Plaza development is located in Utica, 
New York and was designed by Ulrich Franzen & Associates. 
The design consists of three separate buildings; two 
five-story buildings and one seventeen-story tower. All 
the apartments in both low-rise sections have two 
bedrooms; the seventeen-story tower is made up of zero-
and one-bedroom units. 
In spite of the intricacy of its planning, there are 








are the simplest possible flat-plate concrete frame 
with a masonry skin wall. Franzen has tried to make 
this housing durable with concrete and masonry, and to 
reduce ~he hardness of these materials through contrast-
ing site planning and the intricacy of his forms. 
The best part of the apartments from the tenants' 
viewpoint is the balconies. Franzen was able to provide 
rather large ones for every unit; all are at least 55 
square feet in area, inset for privacy between neighbors 
and accessible by large sliding glass doors off of the 
living rooms. 
Franzen's intention here was to break up the facades 
of his buildings and break up the lengths of their 
corridors in order to make both more human in scale, 
less boring and less easy to comprehend than "boxes."15 
This is accomplished by sliding the apartments· out of 
line with one another in plan and carefully inserting 
the balconies; the internal organization of the 
apartments very definately generates the facades. There 
is also an excellent integration of the three buildings 





Crown Gardens is a cooperative housing project in 
New York City designed by Richard D. Kaplan. It consists 
of a l1igh-rise building, surrounded by a series of 
low-rises. 
The hlgh-rise apartment building is located near the 
middle of the block, and raised 30 feet off the ground 
on a platform. All parking is underground. The low-rise 
buildings have duplex units on the upper two floors and 
simplex units on the two lower floors. The construction 
is of brick and concrete. 
The major thrust of this project is its relationship 
to the old residential neighborhood surrounding it and 
the relationship of the high-rise building to the low-
rise buildings. This project adds community, the sense 
of a neighborhood, and distinction to a decaying 
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CITY OF COLUMBIA 
Location -
Columbia is located at the almost geographic 
center of the State of South CaroJina on the Congaree 
River near the confluence of the Broad and Saluda 
Rivers and is the state capital. It en.compasses 
117 square miles of 1 ;,nd includj.ng 82 squa1·e niiles 
of Fort Jackson which is primarily wooded. T11e c.:i.ty 
has an estimated popttlation of 113,000 i_ncluding 
Fort Jackson with a population of 22,000 ar1d has 
the distinction of being the largest city in the 
State of South Carolina. 
The City of Columbia also lies between Richland 
and Lexington counties. The Broad River separates 
the two counties and Columbia is the seat of go,,ernment 
for Richland County as well as the State. Many 
projections and studies for the City of Colurnbi;.1 
also include Lexington and Richland counties as the 
Standard Metropolitan Statistical Area. 
Columbia has assumed the position wl1ere it has 
evolved into a major provider of urban services to 
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population at such a rate that urban services are 
both warranted and desirable. 
The fall line, a division between the Piedmont 
and Coastal Plain Regions, occurs at Columbia. As 
a result, the soil in the vicinity ranges from sand 
to clay loams. The surrounding terrain is rolling, 
sloping from about 350 feet above sea level in the 
central business district to about 200 feet at the 
southeastern edge of the city. 
Climate 
The climate in Columbia area is relatively 
temperate. The Appalachian Mountains, 150 miles 
to the northwest, frequently retard the approach 
of unseasonable cold weather in the winter. 
Long sununers are prevalent with warm weather 
usually lasting from early April to mid-October. 
The Bermuda High pressure cell is the dominant factor 
in influencing the surruner weather. The southwesterly 
flow of air from this offshore cell provides moisture 
for many late afternoon thundershowers of short duration 
in the summer. A typical summer has six days with 




annual rainfall occurs during the summer, primarily 
associated with the localized thundershower activity. 
High winds and heavy rains resulting from passing 
tropical storms are likely to occur once or twice 
a year with only minor damage in the Columbia area. 
Fall is the most pleasant time of the year with 
rainfall at an annual minimum and possible sunshine 
at a relative maximum. Bright, cloudless days and 
cool nights are corrnnon and provide an excellent oppor-
tunity for outdoor activities. 
Winters are mild with cold weather usually lasting 
from late November to mid-March. Only an average 
of one-third of the winter days have a minimum 
temperature below freezing. A maximum temperature 
of 32° or below is likely to occur only once yearly. 
On rare occasions cold polar air masses push their 
way into central South Carolina accompanied by cold 
temperatures and snow or sleet. Disruption of activities 
by snowfall is very unusual since sustained snow 
cover is rare . A day with one inch of snowfall is 
likely to occur only once in five winters. Approximately 
22% of the annual rainfall total occurs in the winter 
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months. 
Spring is the most changeable season of the year. 
The temperature varies from an occasional cold snap 
in March to general warm and pleasant in May. While 
tornadoes are infrequent, they occur most often in 
the spring. Hailstorms are also infrequent but occur 
most often in spring and early summer. 25% of the 
total annual rainfall occurs in the spring. 
The average date of the first fall freeze is 
November 3 and the last spring freeze is March 31 
for a growing season of 217 days. Temperatures of 
32° or below have occurred as early as October 18 
and as late as April 21. With relatively mild winters, 
some shrubs bloom and some vegetable and grazing 
crops can be grown throughout the year. The usual 
winter has sufficient cold weather for the dormancy 
of most deciduous fruit. 
The hottest month is July with a normal maximum 
temperature of 92.5°F. The average mean annual 
temperature is approximately 64°F. Total precipitation 
averages 45.47 inches per year, with 1.7 inches of 
snow annually. Prevailing winds arc from the southwest 
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and are generally light. 
Population and Economy 
From a reported 250 houses and 1,000 inhabitants 
in 1816 according to a contemporary report, Columbia 
has grown to its present size of 113,200 residents. 
From 1950 to 1970 the growth in population was 
characterized by annexation primarily of Fort Jackson 
and Eau Claire. Without these annexations the city 
population would have actually decreased, but with 
the annexations the population increase iri the last 
twenty years was 31 percent. Since 1970, annexation 
of large developed areas into the city has not occure<l. 
Annexation to the city in the last seven years has 
added less than 5,000 new residents to the city's 
population. The decline in the annexation of major 
populated areas and the continued loss of population 
within the city limits contributed to the decline 
of the city's population from 113,542 in 1970 to 
99.296 in 1980. 
The population of the City of Columbia has continued 
its downward trend until now. The population loss 





a 12.5 decrease in the ten year period. However, 
the population has grown in the past two years and 
is now approximately 113,000 residents. The population 
should remain stable until 1985 with a projected 
population of around 114,000, and without annexation 
should not increase before the year 2000. 
The out migration of the population of Columbia 
to the suburbs accounts for the fast growth of the 
Columbia Standard Metropolitan Statistical Area, which 
includes Lexington and Richland counties and all 
municipalities within these counties. In 1960 the City 
of Columbia accounted for 37.4 percent of the SMSA's 
population. A combination of healthy growth in the SMSA 
and basically unchanged growth in the City of Columbia 
projected between 1970 and 1995 will change this ratio 
to 18.3 percent by 1995. 
In terms of racial composition in 1980 the City of 
Columbia was 69.3 percent white, 29.9 percent black 
and 0.8 percent other minorities. In 1980 the City 
of Columbia's population was 56.0 percent male and 
44.0 percent female. Forty percent of the popula-
tion of Columbia lies in the age group 65 years 
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or older, and 25 percent lies in the age group 18 
years or less. 
According to the 1980 census , the City of Columbia 
had a median income of $7,612.00, while the median 
income for the Columbia SMSA was $8,617 .00. The 
suburbanization of higher income families along with 
the increased supply of low-income housing units 
within the City of Columbj_a has resulted in the median 
income of city residents being much lower than the 
median income of the Coltnnbia SMSA . 
In 1980 the median number of school years completed 
for persons age 25 years or older in the City of 
Columbia was 12.0 years . The Columb i a SMSA median 
years of education was also 12 .0 ~ The State of South 
Carolina had a median of 10.5 years of education . 
History 
Columbia was created by an act of the South Carolina 
Legislature in 1785 specifically to establish a new 
capital in the center of the state as a concession 
to the deman<ls of the up country . The site chosen 
was the eastern bank of the confluence of the 
Broad and Saluda Rivers, where they form the 
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Congaree River. The new capital, Columbia, soon 
displaced the earlier town of Granby which had 
evolved from trading posts built in 1718 and 1748 on 
tl1e west bank of the Congaree River. 
The town was laid out with ten blocks to the 
mile separated by wide bou]evards in a two mile square 
grid along the river. Blocks were divided into half-
acre lots and were sold to speculators and prospective 
residents witl1 a penalty provision for owners to 
build, within three years, houses with minimum dimensions 
of 30 feet by 18 feet. 
In 1799 Columbia was designated as the seat of 
Richland County, and in the city were ]ocated a 
courthouse, jail, and county offices. The first 
railroads came to the city in 1842 forming a linkage 
with Charleston, and by 1850 Columbia had become 
an important rail center witl1 lines radiating also 
to Wilmington, Charlotte, Sparta11burg, and Greenville . 
On December 17, 1861, the Secession Convention, 
leading to the Civil War, convened in the First Baptist 
Church in Columbia. During the War Columbia served 
as an important transportation a11d Confederate agency 
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center. Offices of the Confederate Quartermaster, 
Paym~ster , and Printing Bureau operated in the city. 
All Confederate printed money and most of the 
Confederate cannons were produced in the city during 
this time. 
Because of its role in the Civil War, General 
Sherman burned Columbia February 17 and 18, 1865, 
during occupation by Federal troops . The fire 
destroyed 84 of the city ' s 124 city blocks including 
the main street and all public buildings. Local 
preservationists, however, have asserted that nearly 
as many of Columbia ' s buildings were lost to urban 
development during the 60 ' s and 70 ' s as were consumed 
in the great fire. 
In the years following the Civil War, Columbia 
kept its relative position jn the state while losing 
some of its regional importance . 
In 1850, Columbia ' s population stood at 6,000 
and had grown to over 10,000 at the time it was burned. 
By 1900 the population had reached 21,103 and continued 
to double every 20 years until 1950 when real growth 
in the incorporated city limits stopped. 
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Columbia has never been a "boom" city and has 
no predominating industries. The diversification 
of industry, distribution of agricultural and dry 
goods, the governmental complex (over 25,000 state 
and federal employees) and Fort Jackson since 1918 
have helped maintain steady growth. 
The years since World War II have witnessed drastic 
economic and social dislocation in U.S . urban areas. 
Typical development during this epoch has been 
characterized by an out migration of jobs and residences 
to the suburbs and a decline in the central city 
tax base and stagnation of retail and business activity. 
This trend towards suburbanization has not been as 
serious in Columbia as in many cities of its size, 
however, there is a residential vacuum in the down-
town area. Business in the downtown area has not 
fallen off greatly since World War II but has stayed 
basically stagnant; while in the suburbs, shopping 
centers, neighborhood and regional businesses have 
outstripped the growth of the downtown area. 
The retail function of the central business district 



















of a substantlal number of new office buildings in 
the past ten years . Such office buildings as Jefferson 
Square, Standard Savings and Loan , Bankers Trust, 
First National Bank, various state office complex 
expansions, and the construction of the Judicial 
Center and the J. Strom Thurmond Federal Office Building 
have had the impact of adding a substantiaJ. number 
of office jobs to the economy of the downtown area. 
These office workers, attracted to the downtown areas 
during working hours, Monday through Friday, patronize 
the downtown merchants . 
HISTORY OF CONGAREE VISTA 
It is somewhat of a mystery as to why there has been 
so little residential development in the Congaree 
\'ista from Columbia's birth at the turn of the 18th 
cenll1ry until today. llistor ians speculate that flood 
control of the river and the association of malaria 
with wet, damp locations could have been the major 
impediments to development , since the overflow of 
the Congaree River's banks was a periodic problem 
















For the first third of the 19th century the Congaree 
Vista was vacant land except for a few scattered 
grist mills along the Columbia Canal, which was built 
during the 1920's to help shipping activities. 
A 12-square-block neighborhood on the high ground 
of Arsenal Hill - bounded by Elmwood Avenue, Wayne, 
Blanding and Park Streets - grew up in the second 
third of the century around Arsenal Hill Military 
Academy. The academy was a state military college 
created by the legistature in 1842, but the academy's 
only building to survive the burning of Columbia 
by Sherman's troops in 1865 was the officers' quarters, 
built in 1855. That building became the state Governor's 
Mansion in 1868. 
The railroad, which came t o Columbia in the 18~0' s , 
also had a drastic, negative impact on the Congaree 
Vista and the Arsenal Hill residential area. The 
main reason was the destruction of Sidney Park. What-
ever residential character remained on Arsenal Hill 
after the burning of Columbia deteriorated drastically 
with the loss of Sidney Park in 1899, when it was 
































Located adjacent to the Arsenal Hill neighborhood 
and behind what is today the United States Post Office, 
Sidney Park was Columbia's first public park, built 
in 1852. At that time, Columbians vlsited the park 
to view the landscaped gardens and attend the twice 
weekly outdoor concerts held there. But, with the 
park's destruction, there was little new construction 
in the area; and many of the larger homes there began 
to deteriorate. 
During the growth of the railroad, another negative 
factor appeared on the Congaree Vista horizon, the 
state's Central Correctional Institution, which would 
grow during the next century to a 26-acre complex 
with 1,600 inmates. 
Several years after the end of the Civil War, 
Cell Block One was begun near the canal. The completion 
date was around 1870, and by 1872 the four-story 
structure housed 625 convicts. But, by then, most 
citizens had already turned their backs on the Congaree 
Vista as a prime residential section. 






Street of Columbia Duck Mill - with its low-income, 
shotgun-type housing for workers - created an additional 
drawback to upper-income residential development. 
The canal was originally built in the 1820's 
to allow boats to travel the 34-foot drop from the 
Broad River to the Congaree by a series of five locks. 
After the Civil War and Reconstruction, the canal was 
primarily used as a power source. The duck mill, built 
in 1894, became the first textile factory in the United 
States to use hydroelectricity for power. Other mills 
followed, and the railroad tracks to serve them 
multiplied. 
By the end of the 19th century, a commercial 
area had begun to take form on Gervais Street . Today, 
that section of Gervais - blocks 700 through 1000 -
has been recorrnnended by a planning study as another 
designated historic district, since it contains 
Columbia 's largest number of early 20th century 
commercial buildings. The legitimate commercial 
businesses soon were joined by nearby saloons and 
the city ' s red light district, and these less respectable 
. enterprises added color as well as tarnish to the 
59 
Congaree Vista ' s image. 
Since World War II, the only part of the area 
with any concentration of residents has been the 
small, largely black neighborhood which surrounds 
Arsenal Hil]. Many resident homeowners and tenants 
have been displaced from this neigl1borhood during 
the past two decades. This l1as resulted mainly from 
the public and private acquisition of many land parcels 
and the city's adoption of stricter housing code 
standards. The upgrading of the code - a popular 
form of urban renewal in the 1960's - led, in turn, 
to the demolition of many substandard rental units. 
Although there are a number of neat, attractive 
houses owned by the remaining Arsenal llill residents, 
the majority of the houses are substandard rental 
units occupied by low-income blacks . Today, only 
about 900 residents live in the entire area. 
But now the Congaree Vista is looking toward 
a more prosperous future, one officials hope will 
bring thousands of people to work, live, and play 
there, yet which will preserve the area for the intrepid 
fisherman and outdoor lovers who brave the overgrown 
·- -
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vegetation and river rapids for a close look at the 
abundance of natural wildlife. 
Some of the ideas for new development look forward 
to innovative, contemporary projects, while other 
proposals look back to the brighter times of the 
area ' s past for clues to developing creative uses 
for the Congaree Vista ' s future. 
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The site is a 10.5 acre tract of land in tl1e 
north central sector of the Congaree Vist~. It is 
bounded on the north by Elmwood Ave11ue, on the east 
by the Seaboard Coastline railroad corridor, on the 
south by Richland Street, and on the west by Huger 
Street. Calhoun Street also "splits the site", v1hich 
is approximately four city blocks. At present the 
site is owned by Colonial Life Insurance Company as 
a speculative holding. Many proposals have been 
presented including the development of a hotel on 
this site; however, Colonial Life has not yet indicated 
how they wlsh to use the property. 
This site 's limited access could make it attractive 
for high density residential development by protecting 
it from through traffic. Proper development of tl1is site 
could set the tone for development of the entire 
Congaree Vista. The site will have particularly 
strong impacts on the Arsenal Hil1 Residential Area 
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The site's relationship to its surroundings is 
important. Surrounding patterns, features, and 
activities have a great influence on the success 
of the architectural solution. The areas that are 
necessary to look at in this case are the traffic 
patterns, pedestrian patterns, the land use of 
surrounding properties, outside influences on the 
site (both negative and positive), and also the 
future plans and proposals for the surrounding areas. 
Traffic 
The major traffic flow near the site occurs at 
the Elmwood Avenue - Huger Street exchange. This 
interchange brings traffic for Interstate Highway 
126 onto Elmwood Avenue and Huger Streets and 
vice-versa. Elmwood Avenue and Huger Streets are 
the next heaviest traveled roads and are major roads 
for the area of the Congaree Vista. Calhoun and 
Richland Streets, adjacent to the site, experience 
light traffic throughout the day and night. The 
majority of the traffic on Elmwood Avenue and Huger 
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hours. Two other major streets which are not adjacent to 
the site but which provide important access to the down-
town area and West Columbia are Assembly Street and 
Gervais Street . These streets have much the same traffic 
load and patterns as do Elmwood and Huger. 
Trains also pass adjacent to the site . The eastern 
boundary of the site is a below-grade railroad track and 
three blocks to the east is another set of tracks. While 
the single track to the east does not carry a large number 
of trains, the track to the west of the site is heavily 
traveled. The impact of these trains and car traffic, 
especially the noise, is a matter that must be dealt with. 
The tracks to the east are scheduled for removal and the 
city 's " Greenbelt" will take its place. 
At present there is little or no pedestrian move-
ment around the site because of the trains, major 
roads, and Jack of adequate sidewalks. The only area 
of major pedestrian traffic is found in the downtown 
sector along Main Street and adjacent streets . 
Land Use 
Land use in the site area is affected by several 
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have separate, nearly parallel rights-of-way through 
this area. Several facilities along the canal have 
denied gr eater use and access to the canal and riverfront . 
. The Mount Vernon Mill, Kline Iron and Steel, the 
South Carolina Electric and Gas Company's maintenance 
and storage facility, the Central Correctional Insti-
tution, and the Columbia Water Works take advantage 
of the river; yet, they impede the development of 
new facilities that could utilize the river's potential. 
The historic Arsenal Hill Area, last of the site, 
is still viable as a residential area with some new 
fully occupied office development. Elsewhere in 
the area, housing is generally deteriorated or sub-
standard. Secondary commercial development lines 
Assenilily and Gervais Streets to the southeast of 
the site; to the south, near Gervais Street along 
the railroads, warehouses are predominant; and elsewhere, 
railroad corridors pass through vacant land and 
abandoned buildings. For a part of the Central City, 
land use inte nsity is very low in the areas around 
the site. 
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Inf]uences On Site 
There are many influences present in the Congaree 
Vista ~hich will detract from or enhance a residential 
development on the site . The most obvious of the 
negative factors are the highway interchange to the 
northwest of the site and the railroad tracks which 
form the eastern boundary of the site. Another negative 
influence, which ls only now beginning to change , 
is tl1e deterioration and decay of the surrounding 
residential areas and the stigma attached to them. 
Only recently has renovation taken place to enhance 
many of the existing homes, either for residences 
or professional offices. The proximity to several 
amenities in the downtown area is a great plus for 
residential development on the site . The downtown 
commercial and retail areas, along with the State 
Capitol Building, all of the state and federal office 
bui]dings and the University of South Carolina are 
but a few minutes away. The site is also directly 
to the west of the Arsenal Hill historical area 
whick is undergoing its own renewal at this time. The 
Central Correctional Institution is just 8 blocks 
70 
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to the southwest of the site, however, this mostly a 
psychological and social hindrance is scheduled for re-
assignment as part of the riverfront redeveloptnent. There 
is also one other influence, though not a physical one, is 
the impact of the site upon entering the City of Columbia. 
With Interstate 126 being the major feeder from the north 
into the city, this site may act as a "grand entrance" to 
the growing downtown. The impact of this site as an in1age 
for Columbia cannot be overlooked. 
Future Surrounding Proposals 
There are many plans and proposals for the future 
in the surrounding areas. One of which is relocation 
and consolidation of the railroad tracks which mar 
the landscape of the Congaree Vista. This would 
alleviate many of the developmental problems of the 
entire area along with the site itself. The long 
range plan for relocation of the Central Correctional 
Institution is perhaps ten years away . Also along the 
river are proposals for a riverfront park and renovation of 
of the Columbia Duck t-1ill for the State Museum with 
all of this connecting to tl1e aforementioned "Greenbelt" 
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SITE ANALYSIS - -------------
Topography and Vegetation 
The site has a steep slope to it; with its high 
point at the northeastern corner, it drops fifty feet 
to the southwestern corner. The slope is gradual 
for the most part with the steepest drop occurring 
on the eastern third of the site. The site is vacant 
and covered by many large deciduous trees. There 
are also some areas with overgrown bushes and smaller 
trees but the larger trees dominate the site. The 
soils are a mixture of sand and clay loams and will 
adequately bear any building structure. With the 
steep slope of the site and the low river elevation, 
the water table is sufficiently low so as not to 
cause any problems to foundations or even below grade 
structures. 
Sun and Wind Relationships 
With the site sloping down from the northeast to tl1e 
southwest, the majority of the site has an excellent 
southern exposure. The light southwesterly winds 
also predominate on the site as they do throughout 
the rest of the city, blowing most frequently from 
75 
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this direction during the sununer months. There is 
good potential for passive solar techniques to be 
used in the development. 
Access 
Access to the site is limited. Wayne and Pulaski 
Streets are closed at Elmwood Avenue, and Calhoun 
Street is closed at Huger Street. This makes access 
to this area difficult. Further, if Wayne Street 
is improved as part of the North-South corridor, Calhoun 
Street will also be closed at Wayne Street. This 
area ' s limited access could make it attractive for 
high density residential development by protecting 
the site from through traffic. 
Noise 
As mentioned before, the major areas of noise 
are at the northwestern and eastern boundaries of 
the site. At the northwestern corner is the Interstate 
126 - Elmwood Avenue - Huger Street interchange and 
the heavy car traffic it carries creates a distracting 
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Views and Amenities 
The site has two major views which are l1eigl1tened 
by the slope. One of tl1e views ls toward tl1e Congaree 
River to tl1e west and tl1e other view is to Ll1e sotitl, 
toward the downtown. The views will be especialJy 
good from a mid-rise to l1igh-r lse bt1ilding. Otl1er 
amenities include the existi11g ch<l.racter of the trees 
and the location of the slte witt1 proximity to tlle 
downtown retail and commercial center. 
Zoning and Easements 
Tl1e site is presently zoned RG-3 wl1ich is high 
density residential. High density residential allows 
for as high a density as possible to include sufficient 
parking and open space requirements. It a]so allows 
for low-rise, mid-rise, and high-rise l1ol1sing 
to occur on this site. Tl1cre are no easements wl1ich 
will interfere with any development on the site. 'fl1e 
Seaboard Coastline Railroad's easement forms the eastern 
border of the site. The setbacks arot1nd tl1e s.ltc 
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All major utility lines exist within the site, 
needing only minor repair and typical improvements 
to handle a housing development. Electricity will 
be st1pplied by South Carolina Electric and Gas Company 
and water is provided by the city. There are also 
existing sewer lines which are also handled by the city. 
. .. ..... .. ...... .. . 
MARKET ANALYSIS 
In any resident1_a.l developmer1t extensive research 
and decis ion making processes m11st takP. pl,ice in 
or der for the development to be succes s f ul. The 
process of property development essentially lnvolves 
a decision making process that ultimately leads to 
an architectural program and a conceptual desj_gn 
solution. 
Many methods can be employed in this deci s ion 
making process, some more r eliable than others, 
and the success of a project may hinge on the 
quality of decision making during the developme11t 
stages. Decision making techniques should be 
outlined and evaluated at the beginning of a 
project s o that the process may follow a simpl e 
path througl1out the project planning s t ages . 
No decis ion made by any one technique i s 
consider ed absolute . I t mus t also be evalua·ted 
wlth r espect to other methods . All decisions 
s hou1.d then be evaluated with respect to each other. 
Only then can a meanlngful conceptual des i gn 
s olution be formulated . 
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DECISION MAKING METHODS -------------------~~~~------
There are several decision making methods used in 
any property development. These methods enable the 
developer to obtain meaningful answers and formulate 
a successful design program. These methods include 
intuitive design, market analysis, feasibility studies, 
cash flow analysis, and case studies. 
Intuitive Design 
Intuitive design includes all decisions made 
through corrunon knowledge and educated experience. 
These decisions may or may not have concrete reasoning 
behind them. Intuitive decisions are necessary in 
property development. They are usually the easiest , 
and therefore the fastest to make. Experience is 
usually the key to successful intuitive decision 
making. Experienced developers who have successfully 
solved similar problems in the past, can usually make 
accurate and correct intuitive decisions. 
It is incorrect to think that all decisions 
have to be intuitive. Many developers fall into the 
trap of making unfo unded intuitive decisions that 
they l ater regret. Design is another form of 
86 
intuitive decision making that is generally accomplished 
by experienced prof·essionals in that field. 
Market Analysis 
A market analysis is very important in any 
development projectr Developments must be designed to 
meet the needs of a specific market in order to be 
successful. Not only must the specific market be 
dealt with but also the demand for the development, 
especially in a residential development. Case studles 
,,. 
and published information of the market are very 
helpful in determining what mar ket exists in a 
specific area. 
Feasibility Studies 
A study of the financial feasibility is also a ve1y 
important tool to determine the probable success or 
failure of a project, Any project rnust be studied to 
be sure of the demand, location, financing and future 
return, Market analysj_s studies, case studies, and 
intuitive design all play a role in feasibility studies. 
Cash Flow Analysis 
A cash flow analysis is or1e of the best decision 
making techniques for analyzing dAvelopment ~iternatives, 
87 
Since profit is the reason behind any property 
development, the analysis of revenue verses expenses 
is a most important one. A cash flow analysis is also 
a good way to determine the probable return on 
investment, which also enables the developer to 
determine the feasibility of the development. 
Case Studies 
Case studies provide insight into concrete market 
and decision data that would otherwise be intuitive. 
Information on building costs, vacancy rates, rental 
or sales prices, and square footages are easily 
obtainable from most development projects. Market 
information on family income and social characteristics 
can also be helpful in planning a development. 
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EXISTING HOUSING MARKET 
An extensive analysis of the existing housing 
market is needed to determine the need, market 
potential, and feasibility of a proposal. In fact, 
this analysis should preceed any preliminary 
programming or design decisions. This information 
will lead to a preliminary proposal which may then 
be tested for its feasibility. 
The study of the existing market will begin with 
the types of housing available, current square 
footages, rent/cost, and also a market absorption for 
the planned types of units. 
Multi-family Units 
The multi-family units are divided into four basic 
categories. These are Type A, Type B, Type C, and 
Type D. Type A units are non-subsidy(market rent) 
units of either the garden, townhouse, flat, or 
highrise variety. Type B units are subsidized multi-
family units. Type C units are condominiums, group 
sales housing, or planned unit developments, Type D 
are duplex or single-floor row apartments. r~ 
Total Multi-family Units 
- Total - 8,524 units 
- Type A - 2,213 units 
- Type B - 3,004 units 
- Type C - 3,089 units 
- Type D - 218 units 
These figures represent 98.2% of the multi-family 
units in complexes or groupings of 12 or more units 
ever built and available for occupancy in the City 
of Columbia, South Carolina. 
For this development, only Type A and Type C units 
will be considered. These two types of units are built 
by private investors, which is of concern in this 
proposal. 
TYPe A Units 
- Total units - 2,213 
Units vacant - 158 
Percent vacant - 7.1% 
- Total efficiencies - 154 
Units vacant - 13 
Percent vacant - 8.4% 
oo 
/ 
- Total one-bedroom - 497 
Units vacant - 36 
Percent vacant - 7. Z1/o 
- Total two-bedroom - 1,405 
Units vacant - 89 
Percent vacant - 6. '}fo 
- Total three-bedroom - 157 
Uni ts vacant -
Percent vacant -
TYPe C Units 
20 
12. 7% 




Percent not sold -
Square Footage 
- Type A: 
1BR - average -
minimum -
maximum -
2BR - average -
minimum -
maximum -


















- Type C 1 
Rent/Cost 
1BR - average - 730 SF 
minimum - 605 SF 
maximum - 855 SF 
2BR - average - 1465 SF 
minimum - 825 SF 
maximum - 2104 SF 
JBR - average - 1777 SF 
minimum - 975 SF 
maximum - 2578 SF 
- Type A; 
1BR - average - $2)6 .00 
minimum - $90 .00 
maximum - $329 .00 
2BR - average - $ 277. 00 
minimum - $140.00 
maximum - $485.00 
JBR - average - $310.00 
- Type C : 
minimum - $160 .00 
maximum - $495,00 
1BR - averaga - $30 ,780 .00 
minimum - $27 ,500.00 
maximum - $32 ,950 .00 
2BR - average - $4) ,380 .00 
minimum - $28 , 500 .00 
maximum - $77 ,900 .00 
JBR - average - $57 ,750 .00 
minimum - $29 ,950 .00 
maximum - $96 ,900.00 
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98 . 5% 
93 . 5% 
87. 0% 
92 .1 % 
99 . 6% 
92 .7% 









96 . 3% 
As not ed before, condomi ni ums are averaging a vacancy 
rate of 6 . 1 %. 
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Conclusions 
All of these figures tell us a great deal about the 
housing market in the Columbia area. From these figures 
decisions can be made for a preliminary schedule of 
square footages, cost/rent, and distribution of units. 
The vacancy rate figures show that the highest 
vacancies occur in the three-bedroom units (12.7%), 
while the lowest vacancy rates occur in th~ two-bedroom 
units (6.)%). This would indicate that two-bedroom units 
would be the most feasible for any proposal and great 
care should be exercised in detennining the number of 
three-bedroom units. Of course, in a condominium 
development, sales would require more three-bedroom 
units than a rental development. The vacancy rates also 
show that both rental units and condominiwns are finding 
a healthy demand in the Columbia area. 
By looking at the square footages of the existing 
units, the program for the size of the units may be 
determined. Since this development will be middle to 
high income units, the square footages can be in the 
upper range of existing square footages. In the Type A 
units the appropriate square footages should be: 
94 
One-bedroom units - 900 SF 
Two-bedroom units - 1200 SF 
Three-bedroom units - 1600 SF 
In the Type C units the square footages would be a little 
larger because of the ownership and sales patterns and 
the need to induce buyers away from a single-family 
home. Appropriate square footage~ should be: 
Two-bedroom units - 1)00 SF 
Three-bedroom units - 1700. SF 
Rents and costs for the proposed units may be what-
ever the market will allow. By looking at the rents 
and costs in the existing market, an appropriate sales 
price/monthly rental may be determined for the proposed 
development. Appropriate rents for Type A units would be: 
One-bedroom units - $)00.00/month 
Two-bedroom units - $350.00/month 
Three-bedrofm units - $4(X).00/month 
In the fype C units, appropriate sales prices would be: 
Two-bedroom units - $60,000.00 
Three-bedroom units - $80,000.00 
These sales prices may fluctuate because of certain 
95 
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amenities of the development end even the position and 
type of the units themselves. As always, the price 
should always be kept as low as possible, with regard 
to the investment and return on investment, to 
facilitate sales. 
The occupancy percentages give a good overall picture 
for the success and demand for multi-family housing in 
the Columbia area. With the exception of a lower 
occupancy percentage experienced during the recession 
of 1974-1976, the occupancy rates have maintained a 
fairly constant and high level. The overall occupancy 
from the years 1966 to 1981 was 93.2%, quite a high 
figure, and the occupancy rate in the last five years 
has been ~ven higher, 76 . _11. 'T'hP. ~~ f i g1trP,S si'.'\0 1ri t o 
, 
' I ! \ -'.:, 
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DEMAND AND NEED 
The existing housing in the Congaree Viste is very 
limited. Many of the homes are dilapidated and in need 
of major repairs. There are only 46 multi-family units 
presently existing in tl1e entire Congaree Vista. 
To analyze the demand and need for eny residential 
developmer1t, many factors 111ust be considered. Some of 
these are population . statistics, economic conditions. 
and external factors which may even be intuitjve~ 
The Columbia SMSA is expected to continue its rise 
in population. The population growth from 1980-1990 
is projected to be an increase of 100,000 persons • 
With this in mind, it is also projected that standard 
housing units (market rent/cost units) mus} increase 
fron1 113,000 to 135,000 uni ts, an average of J,JiOO 
uni ts per year. l0 
The Columbia housing market area,will continue to 
grow in population and in the number of households 
during the coming ten years. As economics e:.v.i change3 
in household structures increase the demand for smaller 
units in higher density developments (particularly 
multi-family), the Congaree Vista should be able to 
accomodate an increasing portion of the total housing 
market. Housing demand is expected to shift to smaller 
units, in higher density areas closer to places of 
work and shopping. The Congaree Vista should capture 
a large share of this new demand. 
The market for this residential development should 
come from two groups; government representitives and 
young adults. The swelling of the 25 to 34 year old 
age group will make the type of housing and other 
amenities the Congaree Vista can offer particularly 
appealing. The continued rise in the cost of single-
family homes will cause more and more prospective young 
homeowners to consider high-density multi-family 
housing as an alternative. This market could also 
capture a share of various government employees and 
representitives who need a home in the capital city 
while they are in session. They may also see this type 
of housing as a good investment in the long run, to 
rid themselves of costly rental units. 
Public and private investmlent is bringing the 
riverfront area into the public eye and should increase 
98 
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the amenity level of this area. Redevelopment of 
surrounding neighborhoods is sparking further interest 
in residential development for this area. 
Conclusions 
With all of these factors considered, a number of 
preliminary proposals cen be made and tested for their 
feasibility. From the information gathered, some 
general decisions can be made. It seems that high-
density multi-family units are in the greatest demand. 
In view of the existing market, the proposals should 
include townhouses and condominiums. Experience in 
the Columbia market has shown that a mix of rental 
units and sales units has not been successful. This 
would indicate that sales units would be the most 
feasible of the two. The development should appeal to 
the middle-upper income buyers and site amenities 
should be taken into account to provide a community 
atmosphere in the development. 
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DESIGN PROPOSALS 
Before any design proposal can be made, some thought 
must be given to the actual number of units that mayl 
be incorporated on the site. Thia number may be 
arrived at by density studies and building coverages. 
Dp11si ty- studies 11 
Area Covered By Buildings: l'l 

















Allocation Of Uses:(land area: SF/ unit)w 

































Net Dwelling Densities And Building Coverage:tl 



























There is also a requirement for 1.5 cars per two-
bedroom unit and 2 cars per three-bedroom unit. For 
the purposes of the preliminary proposals, the 2 cars 
per unit figure will be used. 
Preliminary Proposals 
Three proposals will be tested for their feasibility 
and return on investment. These preliminary proposals 
were arrived at by analysis of the preceeding market 
analysis and density studies. Professionals in the 
field feel that a combination of townhouses and 
condominiums would be a feasible proposal. For the 
purpose of these proposals, the square footages for 
the units will be as follows: 
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Townhouses: 2 Bedroom Units - 1100 SF 
3 Bedroom Units - 1400 SF 
Condominiums: 2 Bedroom Units - 1200 SF 
3 Bedroom Units - 1500 SF 
These square footages ere approximate, as the actual 
square footages will be detennined by the design 
schemes used. However, these figures will be accurate 
enough to assess the feasibility. 
Scheme #1 
All townhouses: 150 2BR Units 
100 )BR Uni ts 
Total -~$C Units 
It is felt that the inclusion of a tower in this 
development will greatly add to the site amenities and 
create a landmark for the development. It is for this 
reason that the next two proposals include a tower for 
the condominiums. 
Scheme #2 
Townhouses: 86 2BR Units 
36 )BR Units 
Total - 122 Units 
Condominiums: 3t 2BR Units 
~L 3BR Units 
Total - 60 Units 
TOTAL UNITS - 182 Units 




Townhouses: 100 2BR Units 
60 JBR Units 
Total - 160 Uni t1 
Condominiums: 50 2BR Units 
JO JBR Units 
Total - 80 Units 
TOTAL UNITS - 240 Units 
All of the ,chemes will also include: 4 tennis 
courts, a pool with a bathhouse, common leund11 
facilities, and a community clubhouse. 
- Tennis Courts - 4@ 7,200 SF each 
- Swimming ?,ool - 2,500 SF (100 persons) 
- Bathhouse and Deck - 2,000 SF 
- Laundry - 600 SF 
- Corrununity Clubhouse - 3,500 SF 
All the schemes will also include considerable 
landscaping with open, passive recreation areas. 
- - - -- - - - - - -- - -- - -
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FINANCING 
The plan for project financing is as follows: 5 
initial investorb in- a limited patrnership, with the 
architect/developer as general partner, for managerial 
authority; each limited partner contributi ng $60,000.0@ 
with the architect/developer investing all or a portion 
of his fee as equity capital; each partner will own a 
percentage of the project equal to his equity investment. 
It is felt that the $300,000.00+ as front-end capital 
will be sufficient to cover initial development costs, 
fees, and land acquisition. 
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FEASIBILITY 
The feasibility of each scheme may be detennined by 
comparing investments and revenues by cash flow 
analysis. After the construction and development costs 
are determined, the rate of return on the initial 
investment may be calculated for each scheme. 
Land Cost 
The land is valu~~ at $).00 per square foot. the 
site consists of 10.5 acres (457,380 SF), therefore 
the land costs would be: 
457,380 SF@ $3.00/SF = $1,372,140.00 
Construction Cost 
The cost for construction of the housing units will 
be $40.00 per square foot. 
Townhouses: 
2BR Units - 1100 SF@ $40.00/SF • $44,000.00/Unit 
)BR Units - 1400 SF@ $40.00/SF = $56,666.00/Unit 
CondoJY1iniums: 
2BR Units-- 1200 SF@ $40.00/SF = $48,000.00/Unit 
J~R Units - 1500 SF@ $40.00/Si = $60,000.00/ tJnit 
Tennis Courts - 4@ 7,200 SF each: $80,000.00 
Swimming Pool - 2, 500 SF@ $14e00/SF ~ $35,000.00 
- ... - - - --- - - - - - -- - - - -
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Bathhouse - 2,000 SF@ $35.00/SF = $70,000.00 
Laundry - 600 SF@ $35.00/SF = $21,000.00 
Community Clubhouse - 3,500 SF@ $35~00/SF - $122,500.00 
Total Support Facilities -
Sales Prices 
$383,500.00 
Sales prices for these units may be figured at 
approximately $50.00 to $60.00 per square foot. For 
the purposes of this feasibility study, $55.00 per 
square foot will be used. 
Townhouses: 
2BR Units 1100 SF@ $55 .00/SF - $60,500 .00/Unit 




1200 SF@ $55.00/SF = $66,000 .00/Unit 




Program: (project length - 6 years) 
150 2BR Townhouses @ 1100 SF each 
100 )BR Townhouses@ 1400 SF each 
4 tennis courts, swimming pool, bathhouse and 
deck, laundry, community clubhouse 
\ 
Assessed land value 
Building/sitework @ $40. 00/SF 




Total construction costs 
Construction loan(@ 15% int erest) 
Origination fee( @ 1%) 
Title insurance(@ .005%) 
Property taxes( @ 246 mils ) 
Legsl fees(@ .662%) 
Insurance(@ .005%) 
Development costs 
Total development costs 
Total revenue: 
150 2BR TH @ $60, 500. 00 






$1 2, 664, 500 .00 
$2, 000 .00 
$14,038,640.00 






.: <!J ,lll2, 656 .oo 
$1 5, 1 81 , JOli • 00 
$9, 075, 000 .00 
$1,100,000 .0~ 
$16,775, ooo .oo 




RETURN or~ INVESTMENT/IEAR 
$15, 588, 556.oo 
$1,1 86, 441.t. OO 
$500, 000.00 




Program: (project length - 5 years) 
86 2BR Townhouses @ 11 00 SF each 
36 3BR Townhouses @ 1400 SF each 
36 2BR Condominiums @ 1200 SF each 
24 3BR Condominiums@ 1500 SF each 
4 tennis courts, swimming pool, bathhouse and 
deck, laundry, cormnunity clubhouse 
Assessed land value 
Building/sitework @ $40. 00/SF 
Taxable land value 
Land cost 
Building/sitework -- - !::"' ~ - - ., - • 
Demolition 
• 
Total construction costs 
Construction loan(@ 15% interest) 
Origination fee( @ 1%) 
Title insurance(@ .005%) 
Property taxes(@ 246 mils) 
Legal fees( @ .002%) 
Insurance(@ . 005%) 
Development costs 
Total development costs 
Total revenue: 
~6 2BR TH @ $60, 500 .00 
36 3BR TH @ $77,6~u . uu 
36 2BR Condo . @ $66, 000 . 00 





$9,432,,uo . oo 
$10, 804, 640 . 00 
$1, 372,140 .00 
$9, 432,. 500.00 
~2~ 000 .00 
$10, 806,6hO.OO 
$650,666. 00 
$94,325 . 00 
$L7,1 6J .OO 
$10,805 .00 
$18,865 . 00 
$47,163.00 
$868, 321.00 
$11, 674, 961.00 
$5 , 203 , 000 . 00 
$2 ,772, 000 .UU 
$2 ,376, 000 .00 
$1, 980,000.UU 
$1c. , 331, UOO .UO 
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Arch./Dev. ree@ 4% - $~UO,OOO.OO equiL1 -$266,998.00 
TOTAL EXPENSES $11,941,959.00 
Profit $389,041.00 
Equity 





Program: (project length - 5 years) 
166 2BR Townhouses@ 11 00 SF each 
60 )BR Townhouses @ 1400 SF each 
50 2BR Condominiums@ 1200 SF each 
30 )BR Condominiums@ 1500 SF each . 
4 tennis courts, swimming pool, bathhouse and 
deck, laundry, and conununity clubhouse 
Assessed land value 
Building/sitework@ $40.00/SF 




Total construction costs 
Construction loan(@ 15% interest) 
Origination fee( @ 1%) 
Title insurance(@ .005%) 
Property taxes(@ 246 mils) 
Legal fees(@ .002%) 
Insurance(@ .005%) 
Development costs 
Total development costs 
Total revenue: 
100 2BR TH@ $60,500.00 
60 3BR TH@ $77,000.00 
50 2BR Condo.@ $66,000.00 























Arch./Dev. fee @ 4% - $200,000.00 equity- $)95,431 .• ~o 
TOTAL EXPENSES $15,281,208.00 
Profit 
Equity 








The information from the feasibility studies provides 
valuable insights regarding the programming of the 
project. It is evident that a high density is needed, 
at least 20 units per acre, in order to make any profit 
whatsoever. Scheme #2 shows a loss because the density 
was not ample enough to realize a return on investment. 
The 22.8% return on investment realized in Scheme #1 
is adequate for investment and would be a feasible 
proposal. However, Scheme #3 is shown to be the most 
profitable investment. This proposal realizes a 26.5% 
return on investment and is also more attractive 
because of the added open area achieved with the 
high-rise condominiums. Scheme #3 also offers a 
greater variety of housing which would help the 




Economic Re-evaiuation - · 
With the development of any architectural solution 
and the economic aspects of it, changes and re-
evaluation are the norm. This project is no exception. 
Programming 
Upon completion of schematic design, some changes 
were in order on the original programming conclusions. 
These changes were as follows: 
(1) move from to\l!lhouses and high-rise condominiums 
to mid-rise and terrace condominiums to conform 
to the amenities and planning of the site 
(2) allov the unit mix to fluctuate vith the 
architectural solution 
(3) try to allow for a total of 200 units+ in the 
developn1ent 
Revised Construction Costs 
Terrace units: 2 BR - 1182 SF@ $40.00/SF= $47,280. 00 
3 BR - 1506 SF@ $40.00/SF= $60. 240. 00 
Mid-rise units: 2BR - 1048 SF@ $45. 00/SF= $47 ,1 60. 00 
3BR - 1268 SF@ $45.00/SF= $57. 060. 00 
·11 3 
• 
Revised Sales Prices 
Terrace units: 2BR @ ~~60. 00/SF = 1~70,920. 00 
3BR @ ~p60. 00/ SF = ~t,90 ,360. 00 
Mid-rise units: 2BR @ ~~65.00/SF- $68,1 20.00 
3BR @ $65.00/SF= $82 ,420. 00 
Revised Financing 
The project financing will be as follows: the owner 
of the property, an insurance company, will put up the 
land and any initial front-end costs as their equity. 
They will be the owners of the development and will be 
responsible f or the initial costs, financed or other-
wise, and realize sole profits from their investment. 
11 ~ 
-




- Total housing units -
Townhouses - 160 units: 
Condominiums - 80 units: 
- Parking@ 2 spaces/unit 
- Support facilities: 
4 tennis courts 
Swinuning pool 
Bathhouse and deck 
Laundry 
Community clubhouse 





Meeting and recreation rooms 
Bathrooms (500 SF) 
Storage (500 SF) 













(1, 500 SF) 
To\iJTlhouses: 
, 





- Master bedroom 
- Secondary bedroom 
- Kitchen 




- Outdoor terrace 
3 Bedroom Units (1h00 SF) 
- Master bedroom 
- Secondary bedroom 











- Living room 











Condominiums: 2 Bedroom Units (1200 SF) Maximum 
- Master bedroom 
- Secondary bedroom 
- Kitchen 




- Outdoor terrace 
3 Bedroom Units (1500 SF) 
- Master bedroom 
- Secondary bedroom 
- Secondary bedroom 
- Kitchen 
- Living room 
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